
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for May 12, 2004 PLANNING COMMISSION MEETING

P.A.S.: Preliminary Plat #04004

PROPOSAL: To create 336 lots and five outlots.

LOCATION: Northeast of South 56th Street and Yankee Hill Road.

WAIVER REQUESTS:

1.   Transfer of sewage from one drainage basin to another.
2.   Lot lines not perpendicular to street rights-of-way.
3.   Sanitary sewer to flow opposite street grades.
4.   Block lengths in excess of 1,320'.
5.   Block length in excess of 1,000' without a pedestrian sidewalk.
6.   Right-of-way less than 120' in width for South 56th Street.
7.   Lots less than 120' deep abutting an arterial street.
8.   Platform slopes at intersections in excess of 3%.
9.   A lot exceeding the width to depth ratio.
10. Sanitary sewer exceeding maximum depth.  

LAND AREA: Approximately 99.54 acres.

CONCLUSION: With the modifications noted in the conditions of approval, this
preliminary plat is consistent with the intent of the Zoning and
Subdivision Ordinances and the Comprehensive Plan.

RECOMMENDATION:  

Preliminary Plat #04004 Conditional Approval

Waivers:
1.   Transfer of sewage from one drainage basin to another.         Approval
2.   Lot lines not perpendicular to street rights-of-way.         Approval
3.   Sanitary sewer to flow opposite street grades.         Approval
4.   Block lengths in excess of 1,320'.         Approval
5.   Right-of-way less than 120' in width for South 56th Street.         Approval
6.   Lots less than 120' deep abutting an arterial street.         Approval
7.   Platform slopes at intersections in excess of 3%.         Approval
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8.   A lot exceeding the width to depth ratio.         Approval
9.  Sanitary sewer exceeding maximum depth.          Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached legal description.

EXISTING ZONING: AG Agriculture EXISTING LAND USE:  Agriculture

SURROUNDING LAND USE AND ZONING:  

North: Residential (Thompson Creek under development) R-3
South: Acreages AGR
East: Agriculture AG
West: Acreages AGR

ASSOCIATED APPLICATIONS:

ANN#04007 - A request to annex 53.32 acres (approximately the south half of the area within
the preliminary plat) being considered in conjunction with this plat.  

CZ#04009 - A change of zone request from AG to R-3 for 53.32 acres (approximately the
south half of the area within the preliminary plat) being considered in conjunction with this plat.

COMPREHENSIVE PLAN SPECIFICATIONS:

Page F25 - The future land use map designates urban residential land use for this area.

Page F31 - This area is shown as Priority Area A of Tier 1 within of the City’s Future Service Limit.  Lands
within Priority Area A should be provided with basic infrastructure within 12 years of adoption of the Plan.

Page F103 - South 56th Street and Yankee Hill Road are shown as principal arterials at this location. Principal
arterials can provide direct access to adjacent land, but their primary functional responsibility is moving traffic
within the transportation system.

Page F105 - South 56th Street and Yankee Hill Road are shown to be constructed as a four-lane plus center
turn-lane roadways.

Page F110 - South 56th Street and Yankee Hill Road are included on the list of proposed street improvement
projects for the 25 year programming period.

Page F112 - South 56th Street and Yankee Hill Road are included with those streets designated for 120' wide
rights-of-way to allow for a four-lane plus center turn-lane roadway and other public improvements in the right-of-
way.
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HISTORY:  

April 9, 2004 - The revised preliminary plat was submitted.

March 17, 2004 - Planning Director’s letter was sent to the applicant and developer.

February 13, 2004 - Preliminary plat was submitted.

June 16, 2003 -  ANN#02004 was approved annexing 46.22 acres.

June 16, 2003 - CZ#3362 was approved and changed the zoning from AG to R-3.

June 16, 2003 -  PP#02012 Big Thompson Creek preliminary plat was approved creating
158 residential lots and four outlots.

UTILITIES:  Water- The internal water system for this plat is satisfactory.  Funding for the
extension of the 24" water main in South 56th Street is shown in the draft Capital Improvement
Program (CIP) through the year 2009. 

Sanitary Sewer - The approximate north half of this development can be served by
connecting to the sanitary sewer in Thompson Creek subdivision adjacent to the north.
However, there is not capacity in trunk sewer to accommodate those lots south of Bridle Lane
until the Beal Slough Trunk Sewer Relief Project is completed.  When completed, the project
will provide adequate capacity to support this portion of the development.  Funding for the
relief trunk sewer is shown in the CIP through the year 2008. 

TRAFFIC ANALYSIS: Internal local streets will connect with those being platted as part of
Thompson Creek adjacent to the north.  Full turning-movement medians to South 56th Street
are shown at Cavvy Road and Bridle Lane, and to Yankee Hill Road at South 59th Street.

South 56th Street and Yankee Hill Road are both planned to be a four-lane plus center turn-
lane arterial streets.  Funds for these improvements are currently not in the six-year capital
improvements program.  Temporary widening to accommodate turn lanes at median access
points will be necessary if this project is developed in advance of the permanent upgrades.
  

PUBLIC SERVICE: Annexation is necessary for connection to the City’s water and sewer
systems.  After annexation, all municipal services will be provided.  Engine #6 at South 48th

and Claire Streets is the nearest existing fire station, although this plat shows a potential future
fire station site on Lot 5, Block 1.  Gere Library is located at South 56th and Normal Blvd, and
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a potential future school site is shown on the property immediately east of this project .  A
future neighborhood park is to be collocated on the school site.

ANALYSIS:

1. In June, 2003, the approximate north one-half of this development (46.22 acres) was
annexed and the zoning was changed from AG to R-3 for the Big Thompson Creek
preliminary plat.  This plat includes both Big Thompson Creek and 53 acres of land
adjacent to the south.

2. Big Thompson Creek is being included to accommodate a revised street layout at the
northeast corner of the plat.  The original layout showed Exbury Road extending  south
and intersecting with Upton Grey Lane.  It also included a conceptual east-west street
along the north side of the school site adjacent to the east but outside this plat.
Preliminary designs for the property adjacent to the east of this plat no longer include
the conceptual east-west street at the north edge of the school site.  Without this street,
the importance of the Exbury Road connection to Upton Grey Lane is diminished, and
connectivity is not significantly enhanced.  A waiver to allow a block in excess of 1,320'
was approved with Big Thompson Creek due to the lack of and east-west connection
between Thompson Creek Blvd and Exbury Road, and is again required with this plat.

3. The approximate south one-half of this site is outside the city limit but within the Future
Service Limit and must be annexed to receive City services.  An annexation
agreement is required.

4. A waiver was approved for Big Thompson Creek to allow less than 120' of right-of-way
for South 56th Street so L.E.S. power poles could remain outside it.  When the utility
easement was originally acquired to accommodate the L.E.S. transmission line along
South 56th Street, a 100' wide right-of-way was the standard for arterial streets.  The
utility easement was wide enough to allow the power line to be constructed outside the
right-of-way to help prevent future conflicts between street widening and other
permanent infrastructure, such as utility poles.  The right-of-way standard changed with
the adoption of the Comprehensive Plan in 2002, and a 120' wide right-of-way is now
required for arterial streets like South 56th Street.  The waiver to allow less than the
required right-of-way is being requested again and will allow the power poles to remain
outside the right-of-way, with a utility easement granted over those lots in the utility
corridor in lieu of right-of-way.  

5. A waiver to the required minimum lot depth of 120' for residential lots along major
streets is requested.  This waiver was also previously approved with Big Thompson
Creek for Lots 11-13, Block 10, in the same area where the reduced right-of-way was
allowed.  
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6. A waiver to pedestrian easement in a block over 1,000' long is also requested.
However, the neighborhood connector trail along the north boundary satisfies the
requirement for a pedestrian easement as a notation granting a public access
easement is included on the plat.  Additionally, a second pedestrian sidewalk is shown
across Outlot A between Lots 10 and 11, Block 5.  As a result, the waiver is not
required.  The proposed street layout, trail connector and pedestrian sidewalk combine
to provide adequate vehicular and pedestrian access, and justify the requested waiver
to block length.

7. A waiver to lot lines not perpendicular to streets is also requested.  This waiver relates
to lots around cul-de-sacs, and was previously approved with Big Thompson Creek.
The waiver is acceptable given the minor deviation and the layout of the plat.  The
waiver to the maximum lot width to depth ratio is for Lot 4, Block 1 and was also
approved with Big Thompson Creek.

8. In their review, Public Works and Utilities notes that they support waivers to allow the
sanitary sewer to flow opposite street grades, and sanitary sewer exceeding maximum
depth.  The review also notes that they support waivers to platform slopes in excess
of 3% and less than 120' of right-of-way for South 56th Street and they were previously
approved with Big Thompson Creek.

Public Works also supports the waiver to allow the transfer of sewage from one
drainage basin to another.  In the attached May 3, 2004 memo, Public Works identifies
the criteria by which such waiver requests are reviewed, and notes that this request
generally complies with those criteria.

9. As noted previously, there is no capacity in the trunk sewer to accommodate those lots
south of Bridle Lane until the Beal Slough Trunk Sewer Relief Project is completed.
Until this infrastructure improvement is complete, the affected lots cannot be
developed.  The plat must be revised to include a note stating this.

10. Full-turning movement access points to the arterial streets are shown at Cavvy Road,
Bridle Lane, and South 59th Street.  The studies for constructing both South 56th Street
and Yankee Hill Road to urban sections are not complete so the median openings at
Bridle Lane and South 59th Street have not been established, and must be removed.

11. The 10' wide neighborhood connector trail along the north boundary of the plat is to be
privately built and maintained.  The Parks and Recreation Department will be meeting
with the parties involved to determine funding and maintenance responsibilities.  A
shared agreement among the City and the neighborhood associations in Thompson
Creek, Big Thompson Creek and the proposed development adjacent to the east has
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been proposed.  Parks and Recreation also  notes that this trail connector can be 6'-8'
wide instead of 10'.

12. Other required minor revisions/additions to the plans include the following:
A.  The proposed standard cross-section for South 56th Street must indicate sidewalks
on both sides of the street.
B.  Include a proposed cross-section for Yankee Hill Road.

13. Additional easements are required as noted in the L.E.S. review.  The plans must be
revised to show them.

CONDITIONS:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans and 6 copies to the Planning Department office, the preliminary plat will be
signed by the Chair of the Planning Commission certifying approval:  (NOTE:  These
documents and plans are required by ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1 Remove the median openings at Bridle Lane and South 59th Street.
1.1.2 A general note that states that the neighborhood connector trail will be

privately built and maintained.
1.1.3 The following note added to the general notes :”NO BUILDING

PERMITS SHALL BE ISSUED FOR LOTS THAT ARE LOCATED
SOUTH OF THE CENTERLINE OF BRIDLE LANE UNTIL
CONSTRUCTION HAS COMMENCED ON PHASE 1 OF THE BEAL
SLOUGH TRUNK SEWER RELIEF PROJECT.”

1.1.4 A note added to the general notes stating that the pedestrian sidewalk
between Lots 10 and 11, Block 5 will comply with ADA standards.

1.1.5 Additional easements required by the L.E.S. review.
1.1.6 A proposed cross-section for Yankee Hill Road, and a corrected

proposed cross-section for South 56th Street.

2. The Planning Commission approves associated requests:

2.1 An exception to the design standards to permit transfer of sewage from one
drainage basin to another; sanitary sewer to flow opposite street grades;
platform slopes at intersections in excess of 3%; sanitary sewer exceeding
maximum depth.  
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2.2 A modification to the requirements of the land subdivision ordinance to permit
lot lines not perpendicular to street rights-of-way; block length in excess of
1,320'; right-of-way less than 120' in width for South 56th Street; lots less than
120' deep abutting an arterial street; and, a lot exceeding the width to depth
ratio. 

3. The City Council approves associated requests:

3.1 Annexation #04007 and Change of Zone #04009.

General:

4. Final Plats will be approved by the Planning Director after:

4.1 You have completed or posted a surety to guarantee the completion of the
public streets, private roadway improvements, sidewalks, sanitary sewer
system, water system, drainage facilities, land preparation and grading,
sediment and erosions control measures, storm water detention/retention
facilities, drainageway improvements, street lights, landscaping screens, street
trees, temporary turnaround and barricades, and street name signs.

4.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

4.2.1 to complete the street paving of streets, and temporary turnarounds and
barricades located at the temporary dead-end of the streets shown on
the final plat within two (2) years following the approval of the final plat.

  
to complete the installation of sidewalks along both sides of all streets
as shown on the final plat within four (4) years following the approval of
the final plat, except the sidewalks in the pedestrian way easements
shall be constructed at the same time as the adjacent streets are paved.

to complete the public water distribution system to serve this plat within
two (2) years following the approval of the final plat. 

to complete the public wastewater collection system to serve this plat
within two (2) years following the approval of the final plat.

  
to complete the enclosed drainage facilities shown on the approved
drainage study to serve this plat within two (2) years following the
approval of the final plat.
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to complete land preparation including storm water detention/retention
facilities and open drainage way improvements to serve this plat prior
to the installation of utilities and improvements but not more than two (2)
years following the approval of the final plat

to complete the installation of public street lights within this plat within
two (2) years following the approval of the final plat.

to complete the planting of the street trees within this plat within four (4)
years following the approval of the final plat.

to complete the screens along South 56th Street and Yankee Hill Road
within two (2) years following the approval of the final plat.

to complete the installation of the street name signs within two (2) years
following the approval of the final plat.

to complete any other public or private improvement or facility required
by Chapter 26.23 (Development Standards) of the Land Subdivision
Ordinance in a timely manner which inadvertently may have been
omitted from the above list of required improvements.

to submit to the Director of Public Works a plan showing proposed
measures to control sedimentation and erosion and the proposed
method to temporarily stabilize all graded land for approval.

to complete the public and private improvements shown on the
preliminary plat.

to retain ownership of or the right of entry to the outlots in order to
maintain the outlots and private improvements on a permanent and
continuos basis and to maintain the plants in the medians and islands
on a permanent and continuous basis.  However, the subdivider may be
relieved and discharged of this maintenance obligation upon creating,
in writing, a permanent and continuous association of property owners
who would be responsible for said permanent and continuous
maintenance.  The subdivider shall not be relieved of such maintenance
obligation until the private improvements have been satisfactorily
installed and the documents creating the association have been
reviewed and approved by the City Attorney and filed of record with the
Register of Deeds.
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to continuously and regularly maintain the required screens.

to submit to the lot buyers and home builders a copy of the soil analysis.

to pay all design, engineering, labor, material, inspection, and other
improvement costs except those cost the City Council specifically
subsidizes.

to comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

to construct the sidewalk in the pedestrian way easement between Lots
10 and 11, Block 5 at the same time as Upton Grey Lane is paved and
to agree that no building permit shall be issued for construction on these
two lots until such time as the sidewalk in the pedestrian way easement
is constructed.

to perpetually maintain the sidewalks in the pedestrian way easements
and the neighborhood trail connector at their own cost and expense.

to properly and continuously maintain and supervise the private facilities
which have common use or benefit, and to recognize that there may be
additional maintenance issues or costs associated with providing for the
proper functioning of storm water detention/retention facilities as they
were designed and constructed within the development, and that these
are the responsibility of the land owner.

to relinquish the right of direct vehicular access from South 56th Street
and Yankee Hill Road except as shown.

to timely complete the pubic and private improvements and facilities
required by Chapter 26.23 of the Land Subdivision Ordinance which
have not been waived including but not limited to the list of
improvements described above.

to post the required security to guarantee completion of the required
improvements if the improvements are not competed prior to approval
of the final plat.
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Prepared by:

_______________
Brian Will, AICP, 441-6362, bwill@ci.lincoln.ne.us
Planner

April 27, 2004

APPLICANTS: Ridge Development Company,
Southview, Inc., Pine Lake Heights
Joint Venture
3355 Orwell Street, Suite 100
Lincoln, NE 68516

OWNERS: Ridge Development Company, Northwoods, LLC
Southview, Inc., Pine Lake Heights 7000 S. 56th Street
Joint Venture Lincoln, NE 68516
3355 Orwell Street, Suite 100
Lincoln, NE 68516

CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
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